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INTRODUCTION 


Canada has an estimated 30,000 brownfields, according to the 
National Round Table on the Environment and the Economy 
(NRTEE). Many of these sites are located in established urban areas 
and for the most part, municipal services are readily available. Many 
could be cleaned up to meet today’s environmental standards and 


transformed into productive use, including housing. 


Brownfield redevelopment can be an important part of creating 
sustainable communities. The redevelopment of brownfields for 
residential purposes offers opportunities to revitalize older 
neighbourhoods, lower municipal infrastructure costs, manage 
growth, and contribute towards the preservation of agricultural land, 


improved air quality and the reduction of greenhouse gas emissions. 


PURPOSE 


Brownfield redevelopment for housing in Canada faces a number of 
challenges as identified in a companion literature review, Brownfield 
; Redevelopment for Housing : Literature Review and Analysis (Research 
“Highlight 63948). Despite the obstacles, successful brownfield 
redevelopment projects have been built across the country and initiatives 
have been implemented to encourage and support brownfield 
redevelopment. This study profiled 11 examples of brownfield built 
projects and initiatives, to share the good ideas and the lessons that 
can be learned from them. The case studies illustrate how successful 
residential developments overcame some of the barriers facing 
brownfield sites. It is hoped that the case studies will be of use to 
municipal officials, developers and others who are considering 


undertaking similar projects and initiatives. 


The eleven brownfield case studies include nine built projects. These 
are summarized in Table 1. Two initiatives designed to support and 
encourage brownfield redevelopment were also profiled and are 


summarized in Table 2'. 


METHODOLOGY 


The case studies were selected to provide regional representation from 
across the country while profiling a range of projects in terms of size, 
number of residential units, regulatory complexity and level of 
environmental contamination. In each case, interviews were conducted 
with those most familiar with the project or initiative, including 
developers, municipal and provincial officials, and environmental and 
planning consultants. These individuals provided their perspectives on 
the factors that contributed to project/initiative success, the lessons 


learned, and insights into how the challenges were overcome. 


FINDINGS 


The case studies suggest that the issues and barriers associated with 
redeveloping brownfield sites for residential use can be grouped into 


the following general categories 

a) environmental remediation costs 

b) financial and general economic conditions 
c) planning and regulatory approvals 


d) neighbourhood opposition (Not In My Back Yard —- NIMBY) 


Environmental Remediation Costs 


Residential intensification projects, including brownfield redevelopments, 
often experience higher development costs that can limit their 
economic feasibility. Brownfield redevelopments face the added cost 
associated with addressing the environmental contamination. 
Environmental contamination increases the complexity and cost of a 


development project because it may require that: 


a) qualified professionals be hired to conduct an Environmental Site 
Assessment (ESA) to determine the nature and extent of 


contamination on the property; 


' Additional brownfield redevelopment case studies are profiled in CMHC’s Residential Intensification Case Studies: Built Projects 
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b) a Remedial Action Plan (RAP) be prepared to address the 
contamination identified in the ESA; 


c) soils be treated and/or excavated and disposed of off-site and/or 


groundwater be treated; 


d 


more extensive (relative to that for a greenfield site) public 
consultation and community outreach be conducted to allay 
concerns around environmental contamination and promote 


acceptance of the intended use. 


Together, these factors can create longer wait times for environmental 
regulatory and planning approvals and additional uncertainty in terms 
of obtaining financing. The case studies revealed that the additional 
costs associated with environmental contamination can be overcome 


in a number of ways including the use of: 


a) alternative assessment and remediation approaches (such as, risk 


assessment based approaches); 


b) alternative remediation technologies (such as, bioremediation, 


soils recycling). 


A traditional remediation approach involves excavation and off-site 
disposal of soils that exceed generic criteria. This approach, commonly 
referred to as “dig and dump,” can be very costly for large volumes of 
soil and/or soils that are classed as “hazardous.” Hazardous soils must 
be disposed of at specialized facilities and the cost can be several times 


the cost of disposing of non-hazardous soils. 


Risk assessment offers one way of overcoming the cost of excavating 
and disposing of contaminated soils. A risk assessment approach 
develops and uses soil and groundwater criteria that are specific to the 
site, as opposed to using generic criteria. Risk assessment can also 
employ land use restrictions and engineering controls to minimize 


exposure to contaminants. 


Several of the projects used risk assessment to significantly reduce the 
environmental remediation costs. A risk assessment was prepared and 
approved for the Abe Zakem House development, using the Atlantic 
Risk-Based Corrective Action (RBCA) process. This risk assessment 
allowed some of the soils contamination to be left in place on the site 
but required that a number of risk mitigation measures be 
implemented such as a thicker concrete building slab, an impermeable 


vapour barrier and a mechanical ventilation system. 
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The use of a risk assessment reduced the remediation cost for Le Cours 
Chaboillez project below the estimated cost for a dig-and-dump approach. 
The risk assessment requirements included the elimination of 
underground parking spaces in favour of above ground interior 
parking spaces so that contaminated soils would not have to be 


removed from the site. 


Alternative remediation technologies and innovative materials 
recycling practices can help reduce costs also. The developer of 
Hamilton Beaches used bioremediation instead of the much more 
expensive dig-and-dump option, and realized considerable cost savings 


which contributed to the project's economic viability. 


The Spencer Creek Village developer demolished a former foundry 
building to make way for new residential units and commercial space. 
A system of innovative materials sorting and recycling was implemented to 
reduce demolition costs. Foundry sand, structural steel, wood and reclaimed 
bricks were sold for reuse. Waste brick was crushed on site and used for 
landscaping, and concrete from the building was crushed and reused 
for road beds on the site. The savings associated with this intensive 


on-site recycling activity helped make the project economically viable. 


The case studies demonstrate that the significant barrier to redeveloping 
brownfield sites for residential use associated with the cost of 
environmental remediation can be overcome on some brownfield sites 
by using a risk-based remediation strategy and innovative construction 
techniques. Overcoming the remediation cost barrier usually involves 
the adoption of innovative approaches to site assessment and 
remediation such as risk assessment, the use of alternative remediation 
technologies or costs savings achieved through materials recycling. 
Both small and large residential projects across the country, and even 
those on heavily contaminated sites, have been able to overcome the 


remediation cost barrier using the techniques described above. 


Financial and General Economic Conditions 


In some areas, market demand is strong enough to allow brownfield 
to housing projects to occur without the use of financial incentives. 
For example, strong local demand for housing in Richmond, 
combined with minor site contamination meant that the London 


Landing development could easily bear the remediation cost. 


Many brownfield sites, however, are not and may never be 
economically viable because of the cost of remediation. These sites 
that indicate a negative value after remediation, can lie dormant for 
many years until market conditions change. Nevertheless, a number 
of jurisdictions have developed financial incentive programs to offset 


the negative value of the property after remediation. 
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The Hamilton Beaches project received funding from the City of 
Hamilton’s ERASE program toward the cost of remediation. This 
contribution and the cost savings associated with the use of bioremediation 
impacted positively on the development’s economic viability. 

Likewise, the developer of the Spencer Creek Village is eligible for an 


ERASE Redevelopment Grant towards remediation expenses. 


The developer of Wellington Square took advantage of financial incentives 
offered under the City’s Contaminated Sites Grant Program (CSGP)’. 
The environmental remediation costs were recouped in part through a 
grant given for each residential unit created on the property. Other 
development grants and incentives available to encourage redevelopment in 
the City’s three core areas were used also, including development application 
fee and building permit fee waivers and a development charge exemption. 
The developer was able to use Cambridge’s Realty Tax Grant Program 
which provides grants to property owners on the City’s portion of realty 
tax increases resulting from property improvements. If not for the City’s 
Contaminated Sites Grant Program (CSGP) and other complementary 
municipal incentives for core areas, the project would not have been 


economically viable. 


The Province of Quebec’s Revi-sols program’ is designed to promote 
the remediation and redevelopment of brownfield sites in Montréal, 
Québec City and other municipalities in Quebec. A grant from the 
Revi-sols program is going towards the remediation cost of the Quai 
des Eclusiers and Le Cours Chaboillez projects in Montréal. The Quai 
des Eclusiers development is receiving a demolition grant from the 


City of Montréal also, to help offset the total remediation cost. 


Market timing is an important consideration with respect to residential 
projects on former brownfield sites as for other residential intensification 
developments. The Oliver Village project was initially delayed by a weak 
residential housing market in Edmonton in the early to mid-1990s. 
But by 1997, the increase in land value attributable to increased market 
demand more than compensated for the cost of remediation. When the 
Wellington Square project was built, the market for residential housing in 
downtown Cambridge was still developing. The developer was unable 
to sell units at prices required to make the project profitable. However, 
since Wellington Square was completed, other residential infill projects 
have taken place in downtown Cambridge and the selling prices of units 
in these developments have increased. According to Cambridge 
officials, Wellington Square appears to have initiated an urban 


renaissance in the city. 
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Planning and Regulatory Approvals 


As experienced by other forms of residential intensification, planning 
approvals for brownfield redevelopments can be complex or lengthy, 
creating time delays and increasing development costs. Approval of 
the rezoning applications for the Brandt's Creek Crossing project 
required considerable negotiation and collaboration between the 
developer and the City. The development faced other complexities, in 
addition to the contamination, necessitating compliance with 
legislation at all levels of government and agreements for property 
exchanges and lot line adjustments. Together, these requirements and 


complexities added to project approval time and cost. 


The first rezoning application for the Londor Landing project took 
approximately two years for approval. Because a clear plan did not 
exist for the area, a comprehensive area plan was prepared to 
determine the developer's vision for the site and to establish servicing 
requirements. Residents and councilors also wanted the development 
to conform to the area’s character and enhance its amenity appeal. In 
response, the developer designed a residential community that is 
sensitive to the area's heritage and rural character. While community 
concerns translated into longer approval times, the heated residential 
real estate market in Richmond allowed the developer to wait and 
marketability was enhanced by the development’s heritage sensitive 
design. Once the City was comfortable with the developer's vision, it 
provided a high level of support and cooperation, and later phases of 


the project were approved more quickly. 


The Oliver Village, Wellington Square, and Quai des Eclusiers 
properties were pre-zoned by the municipality to allow residential use, 
avoiding the need for a rezoning application and potential related 
delays. For the developer of Quai des Eclusiers, the existing residential 


zoning contributed to his decision to purchasing the site. 


Several municipalities provide a streamlined regulatory process and 
assistance for brownfield redevelopment projects (the Cities of 
Cambridge and Hamilton). Assistance offered includes dedicated staff 
person(s) to guide developers through the regulatory and planning 
approvals process and assisting the developer in soliciting and 
evaluating proposals from remediation contractors. Evidence from the 
case studies suggests that this regulatory streamlining and assistance 
represents a critical component of a successful municipal brownfield 


redevelopment program. 


2The Cambridge Contaminated Sites Grant Program is profiled in CMHC'’s Residential Intensification Case Studies: Municipal Initiatives (Research Highlight 63337). 
>The Urban Contaminated Sites Program Revi-sols is profiled in CMHC’s Residential Intensification Case Studies: Municipal Initiatives (Research Highlight 63337). 
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The Adantic RBCA Process has generated regulatory efficiencies for 
municipalities and developers in the Atlantic Provinces. Through 
Aclantic RBCA, the Adiantic Provinces have harmonized remediation 
criteria and provide training for regulators, responsible parties and site 
professionals in the use of the Atlantic RBCA Tool kit. By providing 
regulators and developers with a standardized and pre-approved 
methodology for applying risk assessment to all petroleum-impacted 
sites, the site assessment and remediation process is more efficient for 
all parties involved. This simplification in the process is partly 
responsible for the ten-fold increase in the number of sites remediated 


since the introduction of the Adantic RBCA Process. 


Neighbourhood Opposition 


The case studies suggest that neighbourhood concern and opposition 
(NIMBY) can act as an obstacle to the redevelopment of brownfield 
sites for residential use. One interesting finding is that with the exception 
of the Abe Zakem House development (where three adjacent 
residential properties were contaminated by the former public works 
yard), public opposition to these brownfield redevelopment projects 
had nothing to do with the environmental condition of a site. Public 
opposition focused on traditional planning concerns within an urban 
redevelopment setting such as density, building heights, setbacks and 
design, and traffic impacts. In other words, once a brownfield site has 
been remediated, the barriers to its redevelopment for residential use 
are similar to those faced by any urban infill or redevelopment project 


in an established neighbourhood. 


As for other residential intensification developments, public opposition 
can be overcome and support gained for brownfield redevelopments 
by engaging in early and effective public consultation. The developers 
of Brandt's Creek Crossing and Le Cours Chaboillez made good use 
of community consultation through multiple community information 
sessions and public meetings to gain support for their development 
plans. Hamilton Beaches was redesigned to effectively address 


neighbours’ concerns regarding the height of the development. 


CONCLUSIONS 


The case studies suggest that the barriers to the redevelopment of 
brownfield sites for residential use can be overcome using a number of 
techniques. These techniques include the use of innovative 
remediation and soils/materials recycling approaches; alternative 
remediation technologies; financial incentive programs; standardized 
assessment methodologies; proactive planning approaches such as pre- 


zoning properties; and effective public consultation. 


The nine brownfield redevelopment projects will create approximately 
3,315 new residential units on 31.9 ha (78.6 acres). They have or will 
generate increased property assessment values and property tax 
revenues. Many are contributing to revitalization of their 
neighbourhoods and have brought in new residents for local 
businesses. Some have created affordable housing for low-income 
households or provided housing in tight markets. They have 
generated economic spin-offs, through remediation and construction 
activity and employment. The case studies provide evidence that 
brownfields hold great potential to provide a broad range of housing 
within existing urban areas and make efficient use of land and existing 
infrastructure. Brownfield redevelopment for housing represents one 
approach for municipalities to embrace sustainable development and 


promote Smart Growth. 
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Research Highlight 


Brownfield Redevelopment for Housing: Case Studies 


CMHC Project Manager: Cynthia Rattle 


Consultant: Luciano Piccioni, RCI Consulting and Richard 


DiFrancesco, Regional Analytics Inc. 


Housing Research at CMHC 


Under Part IX of the National Housing Act, the Government of Canada 
provides funds to CMHC to conduct research into the social, economic 
and technical aspects of housing and related fields, and to undertake the 


publishing and distribution of the results of this research. 


This fact sheet is one of a series intended to inform you of the nature and 


scope of CMHC’ research. 


To find more Research Highlights plus a wide variety of information products, 


visit our website at 
www.cmhc.ca 


or contact: 


Canada Mortgage and Housing Corporation 
700 Montreal Road 

Ottawa, Ontario 

KIA 0P7 


Phone: — 1-800-668-2642 
Fax: 1-800-245-9274 
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assumes no responsibility for any consequence arising from use of the information, materials and techniques described. 


